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Cotleur&
Hearing

LAND PLANNING + LANDSCAPE ARCHITECTURE + TRANSPORTATION 1934 COMMERCE LANE » SUITE 1
JUPITER, FLORIDA + 33458
U561.747.6336 £561.747.1377
Date: August 8, 2025
Re: Eden at Bayside Lakes Comments and Responses
Location: Palm Bay, Florida

December 30, 2024 Response Letter
Engineer: Jake Wise — CEG
From: Donaldson Hearing — Cotleur & Hearing

Zach Ciciera — Project Manager

Our office is in receipt of your December 30, 2024 Comment Memorandum in connection with the
Eden at Bayside, Ref. Permits #°D24-00001, FD24-00002, CP24-00008. Our team has reviewed
each of the respective comments and have amended the plans to address the identified concern.
Please find below our responses to each of the respective departmental comments. For your
convenience, our responses are listed in the same order that they are identified in your December
30, 2024, correspondence. Our responses identify the action or actions taken to remedy the
identified concern.

PD24-00001

Land Development Review - beborah Flynn

1. Please note that all properties owned by the applicant and connected to this

development should be presented as one project. The linear park parcels have
been included within the survey, legal description and as an exhibit. Please
clarify the proposed land use and zoning use of these parcels. Will they be
counted as recreation/open space; will they be managed and maintained by the
HOA,; will they be open to the public?
Response: Legal Descriptions and Parcel Control Numbers for all parcels
owned by Joy LLC and HDC Development LLC have now been included as a
separate exhibit and within the PDP site data located on sheet 1. All parcels
outside of the parent parcel will be incorporated into the PUD with a land use
designation of Recreation & Open Space.

2. The density from the first submittal was noted to be 2.62 du/acre, it is now 3.11
du/acre. Please specify what has shifted to increase the density for this project.
Response: The site plan and data has been revised to include the off-site
parcels designated as non residential use. The total gross density has been
revised to 2.18 du/ac within the total site area of 210.99 acres.
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3.

Please update the plans to reflect all 180 acres as the survey lines are not matching
with the site plan. Your plan is showing offsite parcels, and we need some further
details as to what the offsite parcels will consist of.

Response: The subject offsite parcels have now been included in the PDP. These
parcels will remain as non-residential recreation area.

Statement of Use

1.

Elaborate on the following per Section 185.0666(A)(4d):

The statement only mentions the stormwater drainage and food control, please
include public education, recreation facilities, transportation, water supply, sewage
disposal and soil conservation shown in the preliminary development plan.
Response: More detailed responses have been added to the statement of use
regarding public education, recreation facilities, transportation, water supply,
sewage disposal, and soil conservation.

Elaborate on the following per Section 185.0666(A)(4e):

The statement only mentions common open space, please include the
proposed method for maintenance and conservation of the common open
space.

Response: A detailed analysis of all proposed open space, recreation areas,
and park areas have been provided including the proposed method of
maintenance and conservation.

Elaborate on the following per Section 185.0666(A)(49):

Please provide a brief response from the traffic analysis.

Response: A detailed summary of the subject traffic analysis has been added
to the statement of use.

Elaborate on the following per Section 185.0666(A)(4h):

Please provide a statement regarding the availability of water and sewer services to
support your project site,including the anticipated timeline for when these services
will be available.

Response: A detailed statement describing the availability of water and sewer
services has been added to the statement of use, including the anticipated
timeline of availability.

Elaborate on the following per Section 185.0666(A)(4i):

Please provide the location of the nearest fire station to your project site.
Response: The location of the nearest fire station has been added to the
statement of use.

Elaborate on the following per Section 185.0666(A)(49):

a. Please provide a brief response from the traffic analysis.

Response: As mentioned in the response to comment #3, a detailed summary of
the subject traffic analysis has been added to the statement of use.

b. The statement only mentions common open space, please include
residential and nonresidential uses within the proposed planned unit
development.

Response: A detailed analysis of residential and non residential uses has been
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added to the statement of use, delineating all non residential use types and open
space comparative to the proposed residential uses.

Preliminary Development Plan

1. Site Data:

a. Please note that the City’s LDC was updated and approved in September 2024.
In areas referencing the LDC, please specify whether they refer to the previous
or the updated Sections of the LDC.
Response: The applicant proposes to refer to the previous LDC prior to the
updated version adopted in September 2024 due to the applicant’s readiness
to submit the final development plan concurrent with the preliminary
development plan.

b. Could you clarify what the CH Project Number refers to? Staff would prefer that
you use the assigned project number assigned in iMS; PD24-00001.
Response: The CH Project Number has been removed and replaced with the
city’s assigned project number in IMS; PD24-00001. Please note the CH Project
Number is for internal filing and is irrelevant to the assigned project number in
IMS.

c. Provide legal description (Site Plan Guidebook).
Response: Given the length of the legal descriptions for all subject parcels, a
separate exhibit has been provided and has been referenced on the PDP site
data on sheet 1.

d. Please provide the minimum setbacks of all structures (and parking area) and
the total area of pervious and impervious surfaces (Section 185.066 or Section
172.030(B)(2)(a9)).

i Include the development standards and setbacks stated in the
Commercial Design Guidelines.
Response: Setback standards for all structures and parking areas has
been added to the commercial and residential design guidelines.

ii. Include the parking standards stated in the Commercial Design
Guidelines.
Response: Parking standards including required parking per use,
parking stall dimensions, and required ADA parking has been added to
the commercial and residential design guidelines.

e. Project boundaries need to include all parcels with the same ownership. Any
parcel that is shown as Joy, LLC (the same ownership as the project site) should
be shown on the plan (Section 185.066 or Section 172.030).
Response: All subject offsite parcels owned by Joy LLC have now been
included in the PDP.

2. Please provide an existing conditions and vicinity map showing an aerial view of
boundaries of the tract, all existing easements, section lines and all existing rights-
of-way and physical features in and adjoining the project (Section 185.066 or
Section 172.030(B)(2)(a4)).

Response: An updated survey has been provided with this resubmission
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reflecting the above information.

3. Delineation of phased development, if applicable per Section 185.066 or
Section 172.030(B)(2a)(10a-d).
Response: A detailed phased development plan has been prepared as a
separate exhibit and has been summarized in the statement of use in
chronological order.

4. Please provide a tree survey showing the location of tree groupings and
exceptional specimen trees (Section 185.066 or Section 172.030(B)(2a)(13)).
Standards for landscaping shall be provided by the applicant at the time of
submittal for a Preliminary Development Plan. These standards shall address
the number of trees, shrubs and other plantings for both residential and
nonresidential uses under the city’s tree preservation and removal code: Part 2
— Tree removal permit (Section 180.15)

Response: As discussed with city staff, the applicant intends to provide the
subject tree survey upon submission of the final development plan.

5. Standards for walls and fences shall be provided by the applicant at the time of
submittal for a Preliminary Development Plan. These standards shall address
the size, type and placement of walls and fences. Careful consideration shall be
given to the site visibility of the motoring public, while protecting the rights and
property values of the property owners of the community (Section 170.113 or
Section 174.007). A six (6) foot high wall, fence, or berm should be combined
with the landscape materials within the landscape buffer between single-family
lots and any abutting arterial and major collector streets.

Response: Standards for walls and fences have been added to the design
guidelines to permit 6-foot vinyl or composite fences on residential lots. All
fences shall be setback a minimum of 4-feet from the front plane of the
primary structure/residence.

6. Please provide a conceptual stormwater master plan, drainage and outfall
(Section 185.066 or Section 172.030(B)(2a)(14)).
Response: A preliminary stormwater treatment plan has been reviewed and
will provide two separate stormwater master basins. One north of the
MTWCD that bisects the site and one to the south. Both have contributing
off-site areas that drain into the project area and have on-site treatment we
will continue to maintain that for the benefit of the neighboring properties.
We anticipate both basins to discharge into the MTWCD canal. At the time of
construction drawings a detailed modeled and fully designed stormwater
management system will be provided for City, MTWCD and SURWMD review.

7. Please provide a boundary and topographic survey, include the location, size
and type of all trees in accordance with Chapter 175 of the Land Development
Code (Section 185.066 or Section 172.030(B)(2a)(15)).

Response: An updated Boundary survey prepared by BSE has been included
within this resubmission. As discussed and agreed upon with city staff, the
applicant intends to submit the subject topographic survey upon submission
of the final development plan.

8. Please provide Traffic Study. A traffic study meeting generally accepted
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10.

engineering practices and in accordance with the City of Palm Bay
Standardized Traffic Impact Study Guidance Manual examining the impact of
the proposed development on the surrounding roadway network (Section
185.066 or Section 172.030(B)(2a)(16)).

Response: A traffic Impact Study has been submitted within previous
submissions and has been confirmed by the city’s engineering department.

Please provide schematic drawing of the elevation and architectural
construction of the proposed primary and secondary residential and
nonresidential structures as part of a design workbook (Section 185.066 or
Section 172.030(B)(2a)(17)). Include the Architectural Style and Materials
stated in the Commercial Design Guidelines.

Response: Preliminary elevations of residential and nonresidential structures
have been added to the subject design guidelines, consistent with the
proposed architectural styles previously submitted to the city.

Please provide Development Agreement. A Development Agreement, in
accordance with Part 9 of this chapter, shall be required for the establishment
of a PUD and shall be concurrent with the PDP. All conditions provided for in
the Development Agreement shall be related in both type and amount to the
anticipated impacts of the proposed development on the public and surrounding
lands (Section 185.066 or Section 172.030(B)(2a)(18).

Response: As discussed and agreed upon with city staff, the applicant
intends to provide the subject development agreement upon submission of
the final development plan.

. General Notes:

Replace CP-13-2022 with CP24-00008.
Response: The referenced application number has been updated accordingly.

Per the Commercial Design Guidelines, please provide the permitted uses.
Response: A permitted use table has been added to the commercial design
guidelines.

Trip Generation Memorandum

1.

See CP24-00008 comments and Preliminary Development Plan comment #8.
Response: Acknowledged.

Phasing Plan

1.

Please provide off-site improvements in the Phasing Plan (i.e. road, stormwater,
multimodal path, etc.).

Response: Off-site improvements will consist of at a minimum utility
connections, an emergency egress route to the south, and intersection/turn
lane and pedestrian improvements in the Bayside Lakes Blvd right-of-way.
More proposed improvements may be provided during final design and site
permitting.

Access Plan

1.

Please include the emergency access on the Access Plan.
Response: A separate exhibit has been prepared to reflect all details and
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dimensions of the proposed emergency access area and gate.

Linear Park Plan
1. Please use a scale 1-inch equals 200 feet (Section 185.066 or Section
172.030(B)(2a)3)).
Response: The linear park plan is now displayed at a 1’=200’ scale as
requested.

2. Please note that all properties owned by the applicant and connected to this
development should be presented as one project. The linear park parcels have been
included within the survey, legal description and as an exhibit. Please clarify the
proposed land use and zoning use of these parcels. Will they be counted as
recreation/open space; will they be managed and maintained by the HOA; will they
be open to the public?

Response: Legal Descriptions and Parcel Control Numbers for all parcels
owned by Joy LLC and HDC Development LLC have now been included as a
separate exhibit and within the PDP and FDP site data located on sheet 1. All
parcels outside of the parent parcel will be incorporated into the PUD with a
land use designation of Recreation & Open Space and maintained by the
master association.

Commercial Design Guidelines

1. Please note that the City’s LDC was updated and approved in September 2024. In
areas referencing the LDC, please specify whether they refer to the previous or the
updated Sections of the LDC.
Response: The applicant proposes to refer to the previous LDC prior to the
updated version adopted in September 2024 due to the applicant’s readiness
to submit the final development plan concurrent with the preliminary
development plan.

PW Engineering & Environmental - Melinda Fischi

Concept Plan Required per Forms & Guidelines | City of Palm Bay, FL
The preliminary Development Plans, per guidelines, need to include the following
information on the plans, not just in a narrative:
1. Provide the vertical datum on the plans.
Response: NAVD88 has now been stated in the site data of the PDP.

2. Provide Proposed name of project.
Response: This is included in the site data.

3. Provide Area of the site (acres or square feet).
Response: This is included in the site data.

4. Provide Configuration and dimensions of all existing and proposed lots and
tracts, including proposed park, open space and or drainage tracts or
easements.

Response: This is included in the site data and site plan.
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5. Provide Location and dimensions of all existing and proposed buildings,
structure.
Response: This is included on the site plan and site data.

6. Provide Internal circulation system, name and location of existing and proposed
roadways and roadway easements (private and public).
Response: This is included in the site data. Road names will be provided
upon submission of the final development plan.

7. Provide Location of existing and proposed on-site driveways and off-street
parking.
Response: This is included in the site data.

8. Provide Location of existing off-site driveways across the street and median
openings.
Response: This is included in the survey.

9. Provide Location and width of existing and proposed on-site pedestrian
facilities.
Response: This is included in the survey and site plan.

10. Provide Location of on-site wetlands, existing trees and water bodies (if
known).
Response: Please refer to the environmental analysis and boundary survey
for that information. Additionally, we are maintaining almost 100% of the
existing wetlands on site.

11. Provide Location and width of existing and proposed easement for access,
drainage, etc.
Response: The existing easements have been reflected on the survey and
site plan.

12. Provide Location and width of existing and proposed trees and other
landscaping to be planted at the site.
Response: As discussed with city staff, a landscape plan will be prepared
and submitted upon delivery of the final development plan application.

GENERAL SITE PLAN COMMENTS (NOT REQUIRED FOR THIS SUBMITTAL):

1. Provide the SUIRWMD ERP permit or exemption letter when received. Approval of
the City permit will be contingent upon receipt of all other required local and water
management permits.

Response: A SUIRWMD ERP permit will be provided to the city prior to
construction commencement.

2. This project appears to be within the Melbourne-Tillman Water Control District
boundary. Please provide a MTWCD permit or exemption letter when received.
Approval of the City permit will be contingent upon receipt of all other required local
and water management permits.

Response: A MTWCD permit will be provided to the city prior to permit
approval.
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3.

It is the responsibility of an applicant to include in the drainage plan sufficient
information for the Design Review Board, the Zoning Board and the City Council to
evaluate the environmental qualities of the affected area, the potential and predicted
impacts of the proposed activity on affected waters, and the effectiveness and
acceptability of these measures proposed by the applicant for reducing adverse
impacts. The drainage plan shall, when appropriate, contain maps, charts, graphs,
tables, photographs, narrative descriptions and explanations, and citations to
supporting references. The drainage plans and the calculations documentation shall
be professionally presented. Substandard work shall not be accepted. [§ 174.066
(A)].

Response: Acknowledged

FUTURE FEES (NOT REQUIRED FOR THIS SUBMITTAL):

1.

Per City of Palm Bay Resolution 2022-48, the Stormwater Review Fee for new or
modified development (0-5) acres is $650.00. For projects that exceed 5 acres, an
additional $15.00 for each additional acre shall be added to the base fee of $650
[§174.07 (A)]. For this project, the Stormwater fee shall be based on
development/redevelopment of 179.59 acres. The fee is $3,268.85. Please submit
this amount with the revised site plan submittal. Be advised that the resubmittal will
not be routed for review if the fee is not included in this submittal.

Response: Acknowledged

Per City of Palm Bay Resolution 2023-33, the City has adopted fees for the fiscal
year 2023-2024, pursuant to the City Of Palm Bay Code of Ordinances, Title XVII,
Land Development Code, Chapter 171, Fair Share Impact Fees. Please refer to the
fee schedule located here:
https://www.palmbayflorida.org/home/showpublisheddocument/25921/63830905141
6500000

Response: Acknowledged

Inspection Fee (On-site): Per City of Palm Bay Resolution No. 2023-32 an
Engineering Inspection Fee equal to 1.5% of the value of the on-site improvements
is required. Please provide a signed and sealed engineer estimate for the proposed
development. This fee is required prior to the pre-sitework meeting.

Response: Acknowledged

PW ROW Utilities Commercial Driveway - Hector Franco

1.

Previous Comment: Traffic impact study required and identifying offsite
improvements offsite to maintain existing offsite level of services to
predevelopment conditions at roadway segments and intersections.

New Comment: The provided is a trip generation contact our traffic consultant
and submit a draft traffic methodology for approval to create a traffic study and
specify offsite improvements and impacts including additional auxiliary lanes.
Response: An updated traffic study has been included in this resubmission.

Previous Comment: Show all existing easements on the site and proposed
modifications with the developments.
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New Comment: Easements were not located on the plan or survey.

Response: A new Boundary survey has been prepared by BSE Surveying
reflecting all existing easements on the subject parcels. The surveys have
been cross referenced with the site plan for consistency across all plans and
documents.

3. Development construction plan review, permits, performance bonds and
inspection fees applicable prior to plat recording.
Response: Acknowledged.

Traffic Review - Gary chin Sang

1. Please provide TIS Methodology for review and approval.
Response: Per discussion with the city’s traffic consultant and engineer, a TIS
Methodology has been prepared and uploaded to IMS prior to this resubmittal.



